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INTRODUCTION/CURRENT   CONDITION 

Retail   activity  in   Central    Boston   is  concentrated   in   three  distinct  districts   - 
the   Downtown   Crossing/Washington   Street  retail   district,   the   Faneuil    Hall 
Marketplace  complex,    and  the  Back   Bay   (see  Map). 

The  Washington   Street  retail   district's  department  stores  and   specialty  shops 
have  traditionally  been  the  center  of  Boston   retailing.      The  area  offers  a  wide 
variety  of  merchandise,    particularly  at  the  moderate  price   range,    and   a  very 
deep   selection   in   such   specialty  categories  as  jewelry,    luggage,    and   minor 
appliances.      The  district  also  has  the  advantage  of  being   located  at  the  focal 
point  of  Boston's  mass  transit  system.      (Recent  surveys   indicate  that  the 

CBD's  shoppers  are  nearly  twice  as   likely  to  use  mass  transit  to  get  to  the 

1 
area  as  are  the  shoppers  of  Central   Boston's  other  major  retail   centers). 

Though  the  Washington   Street  retail   area  experienced   a  period  of  contraction 
during  the  post-war  years,   the  area  has   recently  been  the  site  of  major 
public  and   private  investment.      The  major  department  stores--Filenes's, 


1.      BRA,    Boston's   Downtown   Crossing:      Its   Effects  on   Downtown    Retailing, 
1980.      BRA,    Boylston  and   Newbury  Streets:      Shoppers   Profiles,    1978. 
The   Rouse  Co.,    Faneuil   Hall   Marketplace  Survey:      Selected   Results, 
1977. 
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Jordan  Marsh,    and  Woolworth's  have  all   invested   in   new  or   renovated  facilities. 
The  public  sector's  most  visible  contribution   has   been  the  development  of  a 
pedestrian   mall   (1977-78)  which   has  provided   improved   circulation   and   aesthetic 
appeal   as  well   as  a  new  identity  --   Downtown   Crossing   --  for  the  area. 

The   Faneuil   Hall   Marketplace   retail   complex  was  developed   between   1976  and 
1978.      This   bazaar  style  complex   is  characterized   by  high   quality   specialty 
shops  and   restaurants  and  a   large  variety  of  smaller  fast  food   and   novelty 
shops  targeted  to  the  impulse  buying  of  browsers  and  visitors.      In  only  a  few 
years,   this  complex  has  established   itself  as  a   strong   regional   draw  for   retailing 
and  tourism. 

Retail   activity  in  the   Back   Bay  is  characterized   by  high   quality   specialty 
stores.      Clustered   along   Newbury  and   Boylston  Streets,    the  traditional   center 
for  Boston's   "carriage  trade",    are  large  high   quality  apparel   stores   such  as 
Bonwit  Teller  and   Brooks   Brothers  and   numerous  high  fashion   boutiques  and 
art  galleries,    as  well   as  clothing   and  gift  shops  targeted   at  the  large  youth, 
office  and  visitor  markets.      The  Prudential   Center,    developed   in   1965,    further 
strengthened  the  image  and   performance   (as  well   as  apparel   orientation)  of 
Back  Bay   retailing   by  providing   a   retail   element  containing  two  major  prestige 
apparel  oriented  department  stores,    new  to  the  Boston   region   --  Saks   Fifth 
Avenue  and   Lord   and  Taylor,    as  well   as  a  mall  of  specialty  shops.      Newbury 
Street  is  also  a  center  for  fashion   related   services   such   as   hair  styling  which 
serves  to  draw  potential   retail   shoppers  to  the  area. 

A  summary  of  survey  results  comparing  the  characteristics  of  shoppers  of 
Central  Boston's  three  major  retail  centers  —  Back  Bay,  Downtown  Crossing 
and   Faneuil   Hall/Quincy  Market— are  shown   in   Table  1. 


Table  1 

FANEUIL  HALL  MARKETPLACE  VS.  BOYLSTON  AND  NEWBURY 
STREETS  VS.  DOWNTOWN  CROSSING  STOPPER? 

"(PERCENTAGES  ARE  TAKEN  AS"  A  PERCENT  Of 
TOTAL  RESPONDENTS  UNLESS  OTHERWISE  NOTED) 


Sex 

Age  (Median) 

Household  Income 
(Median) 

Place  of  Residence 

City  of  Boston 

Remainder  of  Boston 
Metro .  Area 

Remainder  of  Northeast 

Beyond  Northeast 

Mode  of  Transportation 

Private  Auto 

Walking 

Subway /1IBTA  Bus 

Taxi /Tour  Bus 


Time  Spent  Shopping 
(Median) 


Point  of  Origin 

Home 

Work 

Other  Shopping 

Hotel/Sightsee 

Travel  Time  (Median) 

ShoDDing  Expenditure 
(Mean) 


FANEUIL  HALL 

marketplace 
shoppers  ~" 

(1977) 
58.77,  Female 

34  Years 
$19,480 

23 . 9% 

38.9% 
26.87. 
10.47o 


DOWNTOWN 
CROSSTflE? 
SHOPPERS 
-  U979) 
46.67*  Female 

25-34  Years 
$15-25,000 

407o 

547o 
67o 
NA 


BOYLSTON  AND  B 
STREET    SHC 


(1977] 
63.87o  Fj 

31  Year! 
$19,5251 

43 .  27o 

34.87. 
11.77. 
10'.37o 


50.97, 

6.57. 

31.27. 

20.27. 

55.27. 

43 .  87. 

20.37. 

37.47. 

20.47. 

7.77. 

.87. 

1.27. 

90  Minutes 

1-2  Hours 

100  Minr 

(Non-tourists) 

58.87. 

41.57. 

50.67. 

27 .  77. 

42 .  37. 

25 .  07, 

7.57. 

8.27. 

6.07. 

0.77./94. 

77. 

2.47. 

8.17. 

20  Minutes 

NA 

12  Minui 

$14.45 


NA 


$38.57 


Source:        BRA    Rns  fnn's    Ddt^  t-  nm    C.rn  g  g  i  n  a TQ&H 
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In  addition  to  these  three  major   retail   districts,    there  are  Central   Boston 

retail   clusters  such  as   Charles  Street,    the  North   End,    the  Waterfront,    Chinatown, 

and  the  Theatre  District  that  have  distinct  identities  and  draw  customers  from 

outside  their  immediate  neighborhoods.      Comparison,    convenience  and   service 

shops  are  scattered  throughout  the   Financial   District  to  serve  the  large 

market  of  workers  and   in  other  parts  of  Central   Boston  to  accommodate  the 

needs  of  local   residential   neighborhoods. 

The  relative  importance  and   performance  of  Central    Boston's  major  retail 
districts  may,   to  an  extent,    be  constructed  from  available  data.      The  U.S. 

Department  of  Commerce's  Census  of  Retail  Trade  (CRT)  defines  two  Boston 

2 
areas  as   "major  retail   districts."*     The  245   retail   establishments     of  the   Back 

Bay  constitute  one  CRT  major  retail   district.      The  other,   the  Central   Business 

District  (CBD)  encompasses  both  the  Washington  Street  district  and  the 

Faneuil   Hall   Marketplace  Complex  as  well   as  the  Waterfront,    Chinatown, 

Government  Center,   and  the  Theatre  District  and  the   Financial   District.      The 

3 
total   number  of  establishments   in  the  CBD  was  970  in   1979.        Faneuil    Hall 

4 
Marketplace  contains  150  shops     and  the   Downtown   Crossing   District  is  estimated 

to  contain  232  establishments. 

The   latest  Census  of   Retail   Trade  in   1977   records  total   retail   sales  of  $463.5 
million  for  the  CBD  and   $137.2  million  for  the  Back  Bay.        While  sales  volume 


*  U.S.  Census  of  Retail  Trade  and  Massachusetts  State  Department  of 
Employment  Security  Data  for  the  CBD,  Back  Bay,  the  City  and  the 
Region   are  displayed   in  tables  at  the   rear  of  the   report. 

2.  Massachusetts   Division  of   Employment  Security   ES202   Reports,    1979. 

3.  Ibid. 

4.  The   Rouse  Company,    1981. 

5.  Cambridge  Systematics,    Downtown   Crossing    Evaluation,    1981. 

6.  U.S.    Department  of  Commerce,    Census  of   Retail   Trade,    1977. 
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is  not  disaggregated  to  the  level  of  the  Washington   Street  retail   core,    it  is 
estimated  that  this  district  accounts  for  a  vast  majority  of  the  CBD's  1977 
total   sales  volume.* 


The  1977  Census  of   Retail   Trade  data   predates  the  existence  of  the   Faneuil 
Hall   retail   complex  which   registered   retail   sales  of  $63.3  million   in   1980. 


The  retail   performance  of  the  three  districts  may  be  measured   in  terms  of 
sales  volume  per  square  foot  of  retail   space.      Faneuil   Hall   Marketplace  con- 

o 

tains  220,000  square  feet  of  retail   space.        BRA  estimates  for  the  CBD  and 

g 
Back   Bay  are  4.4  and   1.1   million   respectively.        Estimates  of  retail   perfor- 
mance based   upon  these  (in   1980  dollars)   show   Faneuil   Hall   Marketplace  with  a 
volume  of  $290/square  foot,    Back   Bay  with   a  volume  of  $164/square  foot  and 
the  CBD   (exclusive  of  the   Faneuil   Hall   complex**)  with  a  volume  of  $146/square 
foot.      As   precise  estimates  of  sales  volume  and   retail   space  are  not  available 
for  the  Washington  Street  retail   district,    an  estimate  of  performance  cannot  be 
made,   though   sales  volume  per  square  foot  in  this  core  area   is  certainly 
considerably  greater  than  the  CBD  average. 


*       All  of  the  CBD's  department  stores  are  located   within  the  Washington 
Street  retail   district.      The  Central   Merchandise  category  alone,    which 
has  historically  been  overwhejmingly  comprised  of  department  store 
sales,    accounts  for  nearly  half  of  the  CBD's  1977  total   sales  volume. 
**        Retail   space  for  CBD  minus   Faneuil    Hall   Marketplace  =  +  4,400,000  - 
220,000  =  +  4,180,000. 

7.  The   Rouse  Company,    1981. 

8.  Ibid. 

9.  BRA    Research. 
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In   regards  to  the  Downtown   Boston   retail   sector's   importance  in   relation  to 
the  regional   retail   market,    the  1977  Census  of  Retail   Trade*  shows  the  CBD 
and   Back   Bay  accounting  for  6.5%  of  the  SMSA's**  total   retail   sales. 
Furthermore,    in   certain  categories  of  retail   trade,    Downtown   serves  as  a 
particularly  strong   regional   draw.      In   1977,   the  CBD  accounted  for  17.5%  of 
the  region's  apparel   sales.      In   addition,   the  CBD  alone  accounted  for  17%  of 
the  SMSA's  total   department  store  sales.      (The  Census  did   not  provide  data 
for  this  category  for  the  Back   Bay  for  1977.)      Retail   sales   in   eating   and 
drinking  establishments   in  the  CBD  and   Back   Bay  accounted  for  10.6%  of  the 
SMSA  total. 

The  character  of  the  Downtown   as  a  major   regional   shopping  center  is  more 
clearly  indicated  when  the  composition  of  retail   activities  in  the  CBD  is  com- 
pared to  the  metropolitan   area  as  a  whole  (defined   as  the  entire  SMSA). 
Shoppers   Goods,    those  goods  which   generally  define  a   regional   shopping 
center  and  which   include  General   Merchandise  (Department  and   Variety  Stores), 
Apparel   and   Accessories,    and   Furniture  and   Home   Furnishings,    account  for 
55.7%  of  all   retail   sales   in  the  CBD,    while  in  the  metropolitan   market  Shoppers 
Goods  comprise  only  25.0%  of  metropolitan   area   sales.      In   contrast,    Convenience 
Goods   (Food,    Drugs,    etc.),    which   are  purchases   primarily  made  by   local 


*       Note  that  this  data  source  predates  the   Faneuil   Hall   Marketplace. 
**       The  regional   market  for  Central    Boston   retailing   is  determined  to  be 

coterminus  with  the  Standard  Metropolitan  Statistical  Area  (SMSA)  which 
is  defined  by  the  Census  of  Retail  Trade  as  "an  integrated  economic  and 
social   unit  with   a   large  population   nucleus." 
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residents,   and  Auto   Dealers  and   Gas  Stations  account  for  58.2%  of  the  sales 
in  the  metropolitan  area,   and  only  27.1%  of  the  sales   in  the  CBD.      Though 
the  Census  of  Retail  Trade  does  not  give  sales  volume  data  for  a  number  of 
categories   (among  them  General   Merchandise)  for  the   Back   Bay,   the  percent- 
age of  the  area's  total   retail   sales  contributed   by  one  element  of  Shoppers 
Goods--Apparel--   is  a   striking   40.4%. 

The  continued   importance  of  the  regional   market  to  Downtown   Boston   retailing 
is   reinforced   by  numerous   recent  surveys.      Surveys  of   Faneuil   Hall/Quincy 
Market,    Downtown   Crossing   (Washington   Street  retail   core)   and   Back   Bay 
indicate  that  35-54%  of  total   shoppers  in  these  areas  are  from   Boston's  suburbs 


10 


10.      BRA,    Boston's   Downtown   Crossing:    Its   Effects  on   Downtown   Retailing,    1980 
BRA,    Boylston   and   Newbury  Streets:    Shoppers   Profiles,    1978. 
The   Rouse  Co.,    Fanueil    Hall   Marketplace  Survey:    Selected    Results,    1977. 
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LONG-TERM    (POST-WAR)    RETAIL   AND    RELATED    DEMOGRAPHIC   TRENDS    IN 
CENTRAL   BOSTON   AND   THE    REGION 

Though   Downtown   Boston  continues  as  an   important  regional   retail   center,   the 
post-war  years   have  seen   a  decline  in  the  Downtown's   retail   activity  in   both 
absolute  terms  and   relative  to  the  regional   market.      While  the  SMSA's  total 
retail   sales   (measured   in   constant  1977  dollars)   increased  from  $6,038  million 
in   1948  to  $9,270  million   in   1977*  (the   last  year  for  which   Census  of   Retail 
Trade  data   is  available),    CBD   retail   sales  decreased  from  $1,129  million  to 
$464  million  over  the  same  period.      This  decline   represented  a  drop  in  the 
CBD's   share  of  total   SMSA   retail   sales  from  nearly  20%  to  5%.** 

Downtown   Boston's   post-war  decline  as  a   regional    retail   center  was  characteristic 
of  the  nationwide  trends  affecting  the  major  older  industrial   cities.      An   analysis 
of  Survey  of  Marketing   and   Management  Survey  of  Buying   Power  data  for 

Boston   and  five  comparable  older  cities   (San   Francisco,    New  Orleans,    Baltimore, 

11 
Pittsburgh   and   Philadelphia)   and  their  SMSA's   between   1960  and  the  present 

shows  similar  patterns  of  central   city  decline   relative  to  their  SMSA's   in  terms 

of  population,    households,    effective  buying   income,    and   retail   sales. 


*        It  should   be  noted  that  the  boundaries  of  Boston's  SMSA   were  expanded 
to  include  more  outlying  towns   in   1958,    1963,    and   1973. 

**       Downtown   Boston   is  defined   as  comprising  the  CBD   and   Back   Bay. 

However,   for  analysis  of  long-term  trends,    reliable  information   is  available 
for  the  CBD  only.      This   is   because  the  CBD   has   been   defined   by  the 
Census  of  Retail   Trade  as  a  major  retail   center  and   accordingly  detailed 
data   is  available  throughout  the  period   relevant  to  a   long-term  trend 
analysis,    i.e.,    as  far  back  as   1949.      The  Back   Bay,   on  the  other  hand, 
has  only  been   categorized   as  a  major   retail   center  since  1972. 

11.      Sales  Marketing   and  Management,    Survey  of  Buying   Power,    1960,    65, 
70,75,76,77,78,    and   79. 
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Between   1950  and   1970,   the  population  of  Boston's   suburbs   rose  49%,    from 
1,422,000  to  2,112,600,    while  the  City  of  Boston's   population   declined   by  20% 
from  801,400  to  641,100.      .      Further,   this   shift  of  population  to  the  suburbs 
was   predominantly  an  exodus  of  the  middle  and   upper   income  groups   resulting 

in  a  City   resident  retail   market  that  was   shrinking   in  terms  of  relative  affluence 

13  14 

as  well   as   size.      Between   1949       and   1978,        median  family  income   (in  constant 

1978  dollars)  for  the  SMSA   rose  89%,   from  $10,382  to  $19,636,    while  that  for 
City   residents   increased  only  37%,   from  $9,593  to  $13,177.      This   shift  of 
population  and   buying   power  to  the  suburbs  was  quickly  matched   by  a  sub- 
stantial  growth   in   suburban   retail   space.      Between   1950  and   1978   "87  new 

shopping  centers  containing  over  16  million   sq.ft.    of  retail   space    [were]    boon 

15 
built  in   Boston's  suburbs." 


Recently,    however,   the   long-term  trends  of  suburban  economic  and  demographic 
growth   have  stabilized.      Preliminary  1980  Census   results  show  an   increase  of 
only  4%  in   suburban   population  over  the  1970  to  1980  period,   from  2,112,600 
to  2,197,000.      The   rapid   unchecked  development  of  large-scale  suburban 
shopping  malls  has   resulted   in  oversaturation   in   some  suburban   communities. 
A   1977  BRA   study  noted  that  increasing  competition   in   recent  years  among 
the  growing   number  of  shopping   centers  for  a   stabalizing   market  had  forced 
several   major  stores  out  of  business  and  caused   vacancy   problems   in 


12.  U.S.    Department  of  Commerce,    Census  of  Population   and   Housing,    1950, 
1970. 

13.  Ibid,    1950. 

14.  U.S.    Department  of  Commerce,    Current  Population    Reports   -   Consumer 
Income,    Series   P-60,   #118,    1979. 

15.  BRA,    Boston:      The   Livable   City,    1977. 
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1 6 
some  of  the  older  shopping   complexes.  Growth   in   retail   sales  volume  (constant 

dollars)   in  the  non-city  portion  of  the  SMSA   slowed   drastically  during  the 

1972-1977  period,    registering  only  an   increase  of  less  than   1%,   from  $7,390,099 

to  $7,438,905. 17 


The  1960's  and  70's  have  seen   a  structural   shift  in  the  Downtown's  economy 
and   demography  that  has  created  a   large  and   growing  captive  market  of 
Downtown  office  workers,    visitors,    and   residents  to  compensate  for  the  loss 
of  traditional  markets. 

Since  1960,    15  million   sq.ft.   of  office  space  has  been   developed   in   Downtown 
Boston   with   a  concurrent  estimated   increase  of  50,000  office  workers   raising 
Downtown  office  employment  to  154,000.      During  the  same  period   3,800  new 
hotel    rooms  were  constructed.      It  is  estimated  that  the  number  of  tourists/ 
visitors  per  year  to  Boston   increased  from  2.0  to  2.8  million   between   1960  and 
1974. 18 

Increasingly  during  the  1960's  and  70's,   the   Downtown   has   become  an   attractive 
residence  for  a  predominantly  younger  and  affluent  population.      Older  Central 
Boston   residential   areas   such   as   Back   Bay,    Beacon   Hill,    South    End   and   Bay 
Village  have  accommodated  an   increasing   influx  of  middle  and   upper  income 
residents.      Numerous   luxury  housing   developments   have  been   initiated,    par- 
ticularly in  the  Waterfront  area. 


16.  BRA,    Boston:      The   Livable  City,    1977. 

17.  U.S.    Department  of  Commerce,    Census  of   Retail   Trade,    1972,    1977 

18.  BRA,    Boston:      The   Livable   City,    1977. 


111-12 


A   1975  BRA   survey  of  residents  of  the  new  high   rise  apartments   indicated   a 

population  with   "a  high   proportion  of  singles  and   couples  without  children, 

19 
making  above  average  salaries."  It  is  estimated  that  Downtown   population 

20 
has  increased  from  46,872  in   1970  to  61,200  in   1980. 


The  high   penetration  of  these  "captive"   markets   have  been   indicated   in 
numerous  surveys. 

21 
According  to  a     BRA   survey,        the  city  core   residents   sampled  do  over  80% 

of  their  clothing   shopping   Downtown   (CBD  and   BB)  and  about  half  of  their 

shopping  for  minor  appliance,    radios,   TV's,   and   stereos. 

According  to  the  same  survey,   office  employees  do  over  50%  of  their  apparel 
shopping   in   Downtown   Boston,    mostly  in  the  CBD,    and   about  one-third  of 
their  shopping  for  minor  appliance,    radios,    and  TV's   in  the  Downtown. 

The  relative  importance  of  hotel/tourism  to  Downtown   retailing   is  indicated   by 

the  point  of  origin  element  of  a  survey  of  the  Boylston/Newbury  Street  retail 

22 
area.  8.7%  of  shoppers   sited   hotels  or  sightseeing   as  their  origin  of  trip. 


19.  BRA,    Survey  of  Downtown's  Captive   Retail   Market  of  Office   Employees 
and   New   High-Rise  Apartment  Dwellers:      Where  They  Shop  and 

Why,    1975.  " 

20.  BRA   Research,    1981. 

21.  BRA,    Survey  of  Downtown's  Captive   Retail   Market...,    1975. 

22.  BRA,    Boylston  and   Newbury  Streets:    Shoppers  Surveys,    1978. 
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RECENT   TRENDS    IN   CENTRAL   BOSTON    RETAILING 

The  growth  of  the  captive  markets  concurrent  with  the  decline  of  the  resident 
middle-income  trade  has  posed  a  challenge  of  adjustment  to  the  Central   Boston 
retail   sector,    particularly  to  the  older  Washington  Street  retail   area,    which 
had  developed   in   large  part  to  service  the  latter  market.      The   lag   inherent  in 
such  an  adjustment  (involving  the   replacement  or  adaptation  of  functionally 
obsolescent  types  of  establishments  with  more  appropriate  uses)   in  tandem 
with  the  1975-76   recession  may  have  been   responsible  for  downward  trends 
through  the  last  Census  of  Retail   Trade  year  1977. 

The  post-1977  data  available  indicate  that  this   lag  may  finally  be  catching  up 
with  the  positive  elements  of  the  market  changes.      Retail   employment  figures 

for  the  City,   and   BRA  estimates  of  CBD  and   Back   Bay  shares  of  these   register 

23 
increases  for  both   1978  and   1979. 

However,   the  process  of  adjustment  in  terms  of  product  mix,   merchandising 
techniques  and   spatial  organization  of  Central   Boston   retailing   in   response  to 
the  changing  character  and   needs  of  its  market  is  still   in   progress. 


23.      Massachusetts   Department  of  Employment  and  Security 
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It  is   informative  to  analyze  the  past  evolution  of  these  elements  and  their 
causes  in  detail.      A   recent  BRA  study  delineated  this  transformation: 

"In  general,    downtown   retail   establishments   such   as  variety  stores, 
restaurants,   jewelers,    drug   stores,    and   specialized  men's  and  women's 
fashion   apparel   stores  have  continued  to  prosper,    because  they  cater  to 
the  needs  of  the  growing  captive  market  or  could  accommodate  the  special- 
ized  needs  of  the  suburban   shopper.      On  the  other  hand,    retail   activities 
oriented  toward  the  general   needs  of  the  suburban   resident  or  older 
shopper,    such  as  home  furnishings,   furniture,   and  traditional   clothing 
and  discount- type  department  stores,    have  lagged  or  moved  out  due  to 
direct  competition  from  the  suburbs  and  the  shift  in  the  composition  of 

the  downtown   population  and  market  towards  younger  and  more  affluent 

•^      *     ..24 
residents. " 

Central    Boston's  two   "major   retail   centers",*  the  CBD  and   Back  Bay,    exhibited 
divergent  trends  during  the  post-war  yeafs  through   1977.      While  the  CBD, 
dominated   by  the  Washington   Street  retail   core,    showed   a  steady  decline 
during  this  period  as  measured   by  total   retail   sales   (constant  dollars),    number 
of  employees  and   establishments,    the   Back  Bay  has   shown  a  continual   increase 
in   all   these  measures  of  retail   activity.      To  a  great  extent,   this  divergence 
reflects  the  opportunities  and  constraints   posed   by  the  transformation  of 
regional   markets. 


*       As  defined   by  the  Census  of  Retail   Trade 
24.      BRA,    Boston:      the   Livable  City,    1977. 
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The  elements  of  this  dichotomy  are  numerous.      Unlike  the   Back   Bay,    the 
CBD's  main   retail   center   --  the  Washington   Street  complex  of  department 
stores  and   smaller  specialty  stores   --   has  been   in   place  at  its   present  or 
greater  magnitude  since  well   before  World  War   II.      Accordingly,    product  mix 
and   merchandizing  techniques  were  firmly  entrenched  to  meet  the  demands  of 
its  original   market.      This  market  was   in   large  part  made  up  of  the  middle 
class  trade.      No  other   retail   center  in  the   region   could   provide  the  variety 
offered   by  the  Washington   Street  area's  middle   income  oriented   department 
stores.      Stores   specializing   in   women's  dry  goods,   jewelry  and  furniture  also 
served  as  major  draws. 

The  departure  of  a  share  of  the  City's  middle  class  to  the  suburbs  and  the 
development  of  convenient  suburban   shopping  centers  oriented  towards  the 
new  suburbanites  and   "non-Central    Boston"   city   residents   (with   the  further 
advantages  of  easy  auto  access,    perceived   safety  and   newer  techniques  of 
merchandizing)   seriously  eroded  the  traditional   market  for  the  Washington 
Street  retail   area. 

During  the  1960's  and   1970's,    some  of  the  department  stores   such   as   Filenes 
and  Jordan  Marsh   were  able  to  successfully   re-orient  themselves  towards 
capturing  a  greater  share  of  the  growing  captive  market  while  still   appealing 
to  outer  City  and   inner  suburban   shoppers,    particularly  those  dependent  on 
mass  transit.      Other  deparment  stores  or   large  dry  goods   stores   such   as 
Raymonds,    Gilchrists,    Stearns,    Kennedy's,    Conrad-Chandler,    and   R.H. 
Whites  all   went  out  of  business   between   1972  and   1979.      In   some  cases,    the 
primary  cause  was  an   inability  to  adapt  product  mix,    merchandizing/image  to 
the  new  market.      In   some  cases,    this  area   specific  management  problem  was 
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exacerbated  or  even  overshadowed   by  chain-wide  management  or  financial 
problems  which   precluded  ability  to  weather  a  transition   period.      (A  clear 
example  of  the  fact  that  location  was  often   not  the  primary  problem  was  that 
of  Woolworth's  which  took  over  and  made  a  great  success  of  the  building  that 
Raymond's  was   unable  to  finish   due  to  chain-wide  problems.) 

During  this  same  period,    many  of  the  smaller  specialty  shops  also  experienced 
difficulties  or  went  out  of  business.      Many  specialty  shops,    at  least  to  the 
degree  to  which  they  were  earlier  represented,    became  functionally  obsolescent, 
The  Downtown   market  for  merchandise  such  as  furniture  or  major  appliances, 
the  purchase  of  which  are  tied  more  closely  to  proximity  to  home,   was  greatly 
reduced.      Women's  dry  goods  and   related   specialties,   targeted   at  an  older 
middle-inome  female  market,    which   had   been  a  mainstay  of  the  area,    also  were 
no  longer  appropriate  to  the  degree  to  which  they  were  originally   represented 
as  this  market  became  demographically  a   less  significant  portion  of  the  total 
market,   much  of  it  moved  to  the  suburbs  and  that  which  was   left  in   proximity 
to  the  Downtown  was  more  susceptible  than  other  elements  of  the  total   market 
to  the  security/image  problem  of  the  area  and  of  mass  transit  usage. 

In   contrast  to  the  Washington   Street  retail   area,   the   Back   Bay  had  great 
success   in  capturing  the  new  captive  market  and   retaining  much  of  its  original 
market.      One   reason  for  this  was  that  instead  of  being  oriented  toward  the 
general   needs  of  the  moderate  income  suburban   resident  or  older  City   shopper 
as  much  of  the  Washington  Street  area   had   been,   the   Back   Bay  always   had 
the  image  of  offering   a  high  quality,    prestige,    cosmopolitan   variety  of  mer- 
chandise,   and   shopping   environment,    neither  of  which   suburban   malls  could 
compete  with.      The  type,    as  well   as  quality,    of  merchandise  was  also  more 


1-18 


suited  to  the  growing   captive  market  and   specialized   needs  of  suburban 
shoppers,    i.e.,    high  fashion,    apparel,    art,    restaurants  as  opposed   to  major 
appliance,    furniture  and  traditional   clothing.      The   Back   Bay  had  the  further 
advantage  of  being   relatively  more  accessible  than   the  Washington   Street 
district  to  the  auto-oriented   shopper. 

Some  of  the  developments  occuring   in   Central    Boston's   retail   districts  can   be 
seen   as   reflecting  other  national   trends   in   retailing.      As  a   recent  observer 
noted,    "Histories  of  retail   development  in  the   United   States  document  the 
cycle  from  the  general   store  to  more  specialized   stores  to  the  general   depart- 
ment store  and   back....      The  sixties   saw  a  great  rise   in   'scrambling,'   as 
discount  stores  and  drug   stores  added  more  and  more  product  lines.      The 
seventies  have  seen   a   return  to  specialty  stores,    as  department  stores  close 

and   bazaar-style  centers   such   as   Faneuil    Hall   Marketplace  enjoy  overwhelming 

..25 
success. " 

The  closing  of  department  stores   in  the  Washington   Street  retail   area  and   in 
one  case--Gilchrest's--its   replacement  by  a   bazaar-style  market,    The  Corner, 
which  contains  many  speciality  shops  and   restaurants   reflects  this   trend. 

Another  national   trend   in   retailing   is  that  of  the  growing  dominance  of  chain 
stores  over  independents.      Preliminary  data  from  an   analysis  of  trends   in 
small   business  between   1972  and   1978  performed   by   Cambridge  Systematics 


25.      BRA,    Boston's   Downtown   Crossing...,    1980 
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shows   Central   Boston   reflecting  this  trend.      In   both   areas,    particularly  in 
the  Washington   Street  area,    chain   stores*  showed   net  gains   in  terms  of  number 
of  establishments  over  independents. 


non-department  store 
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CURRENT   STATUS   OF   AND    FUTURE   PROSPECTS    FOR   THE   CENTRAL   BOSTON 
RETAILING  SECTOR 

As   indicated   previously,    both  the   Back   Bay  and  the  CBD's   newer   regional 
centei — the   Faneuil   Hall   Marketplace  complex   appear  to  be  successes,    having 
carved  out  significant  elements  of  the  regional   and   local   captive  markets  due 
to  the  special   appeal   of  their  merchandise,    ambience  and   image.      The   Back 
Bay   retail   area  has  and  will   probably  continue  to  accommodate  increased 
demand  through   infill   conversion  of  first  floor  space,    particulalry  in  the 
western  portion,   and  of  second   story  space,    especially  in  the  more  established 
eastern   portion.      The  largest  Downtown   retail   area,    the  Washington   Street 
retail   core,    has  come  through,    and  to  some  extent,    is   still   probably  continuing 
a  period  of  adjustment. 

The  development  of  the  Downtown   Crossing   pedestrian  mall   has   helped  give 
the  area  some  of  the  aesthetic/image  advantages  held   by   Back  Bay  and   Faneuil 
Hall   Markeplace.      The  Downtown   Crossing/Washington   Street  core  now  functions 
more  as  a  unified   retail   center  and   shopping   is  a  more   relaxed   and   pleasant 
experience.      It  is   significant  to  note  that  surveys   prior  to  the  mall's  develop- 
ment indicated  that  congestion   and   aesthetic  problems   were  sited   more  often 
than   unsatisfactory  merchandizing  as  drawbacks  of  the  area.  Since  develop- 

ment of  the  mall,    most  merchants   indicate  a  5-15% 


26.      BRA,    Boston's   Downtown   Crossing ,    1980 


111-21 


27 
increase  in  foot  traffic.  This   new  ability  of  the   retail   core  to  act  as  a 

shopping  mall   may  in  turn,    have  been   responsible  for  the  increased  appeal  of 

the  area  to  chain  stores,   the  presence  of  which   in  turn  act  to  further  draw 

the  moderate  income  market  to  the  area. 

Another  factor  that  may  be  of  increasing   importance  to  the  Washington   Street/ 
Downtown   Crossing  area   (and  to  a   lesser  extent,   to  Central   Boston's  other 
retail   districts)   is  its  advantageous   location   relative  to  mass  transit  as   rising 
gas   prices   render  auto-oriented   shopping   less  appealing. 

The  potential   change  in   shopping-transit  patterns  is  not  the  only  factor  that 
bodes  well   for  Central   Boston   retailing.      Projects  currently  being  developed 
at  Copley  Place  and   Lafayette  Place,    both   having   significant  retail   elements, 
will   serve  as  anchors  to  further  strengthen  the  appeal  of  the  Back  Bay  and 
CBD   retail   areas,    respectively. 

On  a   larger  scale,   the  Central   Boston  office,    residential,    and   hotel   sectors 
are  all   projected  to  continue  their  growth   in  the  1980's  greatly  increasing  the 
captive  market  for  Central   Boston   retailing. 


27.      BRA,    Boston's   Downtown   Crossing ,    1980 
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U.S.  DEPARTMENT  OF  COMMERCE  & 
MASSACHUSETTS  DIVISION  OF 
EMPLOYMENT  SECURITY  DATA 


The  data  tables  in  this  appendix  are  excerpted  from  Retail  Trade  In  Boston 
Yesterday,  Today,  and  Tomorrow(Draft),  BRA  Research  Department,  May,  1981. 
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NTRODUCTION 


The  data  upon  which  this   report  is  based   is  from  the  annual   publication  of  the 
Sales  and   Marketing   Management  Survey  of  Buying   Power    (SMM)    from    1961    to 
1980.     The  following   years  were  studied:     1960,    1965,    1970,    1975,    1976,    1977, 
1978  and  1979. 

This   report  is  designed  as  a   "first  cut"   towards  examining,   understanding  and 
planning    for    Boston's    retail    sector.      Various    income,    population,    and    retail 
market  strength  and  performance  measures  were  examined. 

Statistics    were    aggregated    and    compared   on    two    levels:      the    local    and    the 
national.     At  the  local  level,  demographics  and  sales  performance  were  compared 
between  the  City  of  Boston  and  its   respective  Standard   Metropolitan   Statistical 
Area    (SMSA).      Statistics    were   also   gathered    for   Boston   and  five  other  major 
industrial  cities  to  provide  a  national   perspective  (at  both  the  city  and  SMSA 
level).      These    cities    were:       Boston,     Philadelphia,     Pittsburgh,     Baltimore, 
New  Orleans  and  San   Francisco. 
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II.       DEFINITION  OF  TERMS 

The  variables  examined  are  explained  below: 

Buying   Power   Index  (BPI) 

A    weighted    index   that   converts   three   basic  elements   --   population,    effective 
buying   income,    and   retail   sales   --   into  a  measurement  of  a  market's  ability  to 
buy,    and    expresses    it   as    a    percentage   of   the    U.S. /Canada    potential.      It  is 
calculated    by   giving    a   weight  of  five   to   the   market's    percent  of  the    U.S./ 
Canada    Effective    Buying    Income,    three   to    its    percent   of    U.S. /Canada    retail 
sales,    and    two   to    its  percent  of  U.S. /Canada   population.     The  total  of  those 
weighted    percents    is   then    divided    by   ten    to   arrive   at  the  BPI.     (It  is  most 
useful   in  estimating  the  potential  for  mass  products  sold  at  popular  prices.     The 
further  a  product  is   removed  from  the  mass  market,  the  greater  is  the  need  for 
a  BPI  modified  by  more  discriminating  factors  --  income,  class,  sex,  etc.) 

Effective  Buying    Income  (EBI) 

Personal   income  less  personal  tax  and  non-tax  payments.     Personal  income  is  the 
aggregate  of  wages  and  salaries,  other  labor  income,  proprietors'  income,   rental 
income,    dividends    paid    by    corporations,    personal    interest    income    from    all 
sources,    and  transfer  payments.     Deducted  from  this  total   are  personal  taxes 
(federal,    state    and    local),    non-tax    payments    (fines,    fees,    penalties),    and 
personal   contributions  for  social  insurance.     The  EBI   is  also  commonly  known  as 
"disposable  personal   income".      It  is  a  bulk  measurement  of  market  potential  and 
indicates  the  general  ability  to  buy. 

Household 

All  people  occupying  a  single  housing  unit  under  census  rules,  such  as  a  house, 
an  apartment,   a  group  of  rooms,  or  a  single  room.     The  members  of  a  household 
need   not  be  related  and  a  single  person   living  alone  in  a  housing   unit  is  also 
counted  as  a  household. 

Population 

Headcount  estimate  of  all  the  people  living  in  an  area  at  the  end  of  the  year.     It 
includes    people    living    in    group    quarters    such  as  colleges  and   hospitals,    and 
armed    forces    permanently    assigned    to   the   area,    but   excludes   tourists   and 
transients. 

Retail   Sales 

All    net   sales    (minus    refunds    and    allowances    for    returns)    of   establishments 
engaged   primarily  in   retail  trade.     Sales  taxes  collected  from  the  customer  and 
receipts  from   repairs  and  other  services  are  also  included.     Retail  sales  by  such 
non-retailers  as  wholesalers  and  service  establishments  are  not  counted. 
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Retail   Sales   by  Store  Group 

Cumulative  sales  of  all   products  and/or  services  handled   by  the  store  and   not 
just  the  type  of  product  associated  with  the  store  type. 

1.  Food  Stores:     establishments  selling  food  primarily  for  home  consumption. 

2.  Automotive  Dealers:      included   are   retail   outlets   for   cars   and  automotive 
dealers    (such    as   tire,    battery  and   accessory  dealers  and  auto  and   home 
supply  stores).     Also  included   are  motorhome,    household  trailer  and   boat 
dealers. 

3.  General   Merchandise  Stores:       includes    department    stores,    limited-price 
variety  stores,  general  merchandise  stores  and  general  stores. 

4.  Eating  and  Drinking  Places:  includes  establishments  selling  prepared  food 
and  drinks  for  consumption  on  or  near  the  premises  or  for  takeout,  as  well 
as  lunch  counters  and  refreshment  stands  selling  prepared  food  and  drinks 
for  immediate  consumption. 

5.  Furniture  Stores:  combines  several  groups  --  (1)  furniture-home  furnish- 
ings  stores,  (2)  household  appliance  stores,  and  (3)  radio  and  TV  stores, 
record  shops  and  musical  instrument  stores. 

6.  Drug  Stores:     includes  both  drug  stores  and  proprietary  stores. 

7.  Apparel :      establishments   engaged    primarily   in    selling    new   clothing    and 
related    articles.      Apparel    and   accessories    sales   made   in  department  and 
general  merchandise  stores  are  not  included. 
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II 


GENERAL  FINDINGS 


Boston 

•  The  statistics  indicate  that  the  number  of  households,   total   EBI   and  total 
retail   sales  have  been  increasing  steadily  since  1960  in  the  City  of  Boston 
(see   Appendix  A).      However,    the   City   is  also  steadily   losing   population 
and  buying  power. 

•  The  same  trends  hold  true  for  Boston's  surrounding  SMSA.  Furthermore, 
the  changes  are  much  more  pronounced  than  in  the  City,  thus  widening  the 
"gap"  between  the  cities  and  suburbs. 

•  Retail   sales  from  food  stores,   automotive  dealers,  and  general  merchandise 
stores   appropriate   more   than    50%  of  all   sales  from   retail  establishments. 
Sales    in   the    remaining   categories   each    consist  of   less   than    10%  of  total 
retail     sales     (eating     and     drinking     establishments,     furniture,     drug, 
apparel). 

•  Sales  trends  in  the  various   retail  categories  are  mixed  (see  Table  1).     For 
the   most   part,    however,   consumer  spending   has  been   increasing.     Major 
changes  in  overall  sales  trends  occur  after  1977  or  1978. 

•  Superior    buying    power    and    performance    of    the    suburbs    is    clearly 
evidenced     in     all     of    the     retail     categories,     with    the    exception    of 
eating/drinking  establishments  and  drug  stores. 


B 


National  Outlook 


As  in   Boston,   the  number  of  households,   total  EBI,  and  total  retail  sales  in  the 
other  cities/SMSAs  surveyed  are  steadily  increasing.     Similarly,    buying   power 
and  population  are  both  steadily  decreasing  (see  Appendix   B). 

Below  is  a  table  showing   Boston's   relative  position  in  various  categories  in  1960 
and  1979.     (Note:     A  "1"  indicates  the  first  and  highest  place  out  of  6.) 
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Statistics  indicate  that  Boston's  trends  do  not  differ  substantially  from  that 
of  the  nation's  other  major  industrial  cities: 

Combined     sales    from     food     stores,     automotive     dealers    and    general 
merchandise    stores    constitute    over    50%   of   all    retail    sales.     The   other 
categories  each  capture  less  than  10%  of  the  retail  market. 

Sales  trends  in  the  various  categories  are  mixed;  consumer  spending  seems 
to  be  increasing,  but  1978  again  appears  to  be  a  pivotal  year. 

Buying    power   and  sales  performance  are  again   superior  in  the  suburbs, 
with  the  exception  of  eating/drinking  establishments  and  drug  stores. 

It  is  interesting  to  note  that  although  the  City  of  Boston  had  a  relatively 
low    BPI    in    1960    (4th),    it  managed  to  be  either  first  or  second  in   retail 
sales    (aggregate  and  per  household  sales).     By  1978,   however,    its  sales 
had  dropped  considerably  (5th  and  6th  place). 

On  the  other  hand,   the  cities  of  New  Orleans  and   Pittsburgh   seem  to  be 
able  to  maintain  a  strong   retail  market  regardless  of  their  low  BPI  and  low 
total  EBI. 

Despite  a  high  BPI,   Philadelphia  does  rather  poorly  in  retail  sales. 

Also,    Boston's  SMSA  has  not  been  able  to  maintain   its  retail  sales  position 
relative  to  the  other  five  SMSAs,  despite  a  strong  BPI. 

Baltimore   and    New   Orleans   have   been    able   to   garner   "more   than   their 
share"  of  retail  sales  per  household,  despite  a  low  BPI. 

On  the  other  hand,   Philadelphia  does  poorly,  despite  a  high  BPI. 
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IV.      POLICY   IMPLICATIONS 

Due  to  the  limited  information  available  at  this  point,  it  is  virtually  impossible  to 
predict  consumer  and  business  behavior  in  Boston's  retail  sector.  Suggestions 
for  further  data  collection  are  included  in  the  next  section.  However,  when  we 
do  approach  the  predicting  and  policy  development  stage,  we  must  be  careful  to 
balance  certain  important  factors.     These  may  include: 

Possibility  and  level  of  market  saturation. 

Diversification   of  economic   base   (gross   tax    revenues   and   agglomeration 
economies). 

Diversification  of  employment  base  (numbers  and  types  of  jobs). 

Future  growth  potential  (absolute  and  relative  to  other  ventures). 

Needs  versus  desires  of  the  population. 

Public  infrastructure  costs. 

"Human"  costs. 

Possibility  versus  desirability  of  various  courses  of  action. 
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V.       AVENUES  FOR   FURTHER   INQUIRY 

Here    are    some    suggestions    for    variables    to    be   considered   for   future   data 
collection: 

•  Finer  level  of  disaggregation  (to  include  the  Central  Business  District). 

•  Linkage  between  residents  and  ultimate  saies  generation. 

•  Index  to  inflation. 

•  Measures  to  include: 

employment  in  retail  sector 

"market  area"  sales  generation 

transportation  networks 

concentration  and  character  of  existing  retail  establishments,   hotels, 
convention  places,  population  and  housing 

costs  and  returns  (per  square  foot)  of  operating/maintaining  a  retail 
establishment 
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A.     SUMMARY  TRENDS  OF  RETAIL  TRADE  IN  BOSTON 

As  the  nineteenth  largest  city  and  the  eighth  largest  metropolitan 
area  in  the  nation,  Boston  is  one  of  the  most  sizable  retail  markets  in  the 
United  States.   Metropolitan  Boston,  with  sales  of  $9  billion,  anchors  the  New 
England  region.   The  City  of  Boston  is  the  center  of  this  retail  trade  activity 
accounting  for  nearly  $2  billion  in  sales  in  1977. 

The  period  1948-1977  is  characterized  by  a  significant  but  slackening 
shift  of  retail  trade  from  City  to  suburbs  due  to  the  movement  of  population 
outward  to  suburban  areas  during  the  late  1950s  through  the  early  1970s.   The 
larger  share  of  metropolitan  retail  sales   in  convenience  goods,  items  purchased 
more  often,  reflects  the  trade  activity  that  followed  population  movements. 

Despite  this  metropolitan  shift,  a  nationwide  pattern  as  well,  Boston 
has  maintained  its  position  as  the  major  center  of  retail  trade  in  the  metropolitan 
area  and  the  New  England  region.   The  total  volume  of  City  retail  sales  has 
generally  declined  from  $2.9  billion  in  1948  to  $1.8  billion  in  1977  (in  dollars 
at  1977  prices).   Expressed  in  terms  of  sales  per  resident,  however,  Boston  has 
actually  held  its  own.   Regarding  the  composition  of  sales,  recent  trends  show 
the  growing  importance  of  specialty  goods  as  a  percent  of  total  sales.   Since 
1977  employment  in  retail  trade  in  the  City  has  marked  some  steady  gains  showing 
a  gradual  stabilization  of  the  downtown  retail  core  and  the  effect  of  renewed 
interest  in  downtown  retailing. 

Within  the  City  there  are  two  primary  retail  centers — the  Central 
Business  District  (CBD)  and  Back  Bay.   Historically,  the  CBD  has  been  the  hub 
of  the  City's  retail  trade.   Suburbanization  has  undercut  the  dominance  of  sales 
downtown  and  has  changed  the  type  of  shopping  that  is  done  there.   The  CBD 
continues  to  perform  as  a  vital  though  smaller  center  of  department  and 
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general  merchandise  stores.   A  gradual  rise  in  the  share  of  specialty  goods 
sold  in  the  CBD  has  occurred  over  the  past  ten  years. 

Back  Bay  has  emerged  as  a  new  and  growing  retail  center  in  Boston.   It 
functions  as  an  apparel  center  for  the  City  with  forty  percent  of  Back  Bay  sales 
in  clothing  and  restaurants  claiming  seventeen  percent  of  the  total.   The  new 
mall  at  Prudential  Center,  with  two  department  stores  combined  with  traditional 
and  newer  specialty  shops  along  Boylston /Newbury  Streets,  has  promoted  the 
steady  rise  in  retail  sales. 

In  recent  years  the  outlook  for  retail  trade  in  Boston  is  looking 
brighter.   Since  1975  the  Quincy  Market,  Downtown  Crossing,  and  Boylston/ 
Newbury  areas  have  brought  renewed  interest  in  the  City  as  a  place  to  shop 
and  to  enjoy.   New  retail  development,  now  under  construction  or  planned  for 
the  near  future,  shows  the  substantial  investor  interest  in  Boston.   The  con- 
stant volume  of  suburban  shoppers,  the.  steady  flow  of  tourist  trade,  the 
increasing  business  employment  downtown,  and  the  new  housing  ventures  on  the 
Waterfront  and  in  the  City,  lend  credence  to  the  outlook  for  growing  retail 
trade  activity. 
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Chart  1 

COMPARISON   OF  RETAIL   SALES 
1948-1977 

(1977  Constant  Dollars   In  Thousands) 
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3.    s us -j ?= a:;,  c:ty,  and  downtown  retail  trends 

The  thirty-year  period,  1948-1979,  shows  the  differences  in  the  volume 
and  composition  of  retail  sales  in  metropolitan  Boston  and  its  subareas.   Growth 
or  decline  of  retail  stores,  employment,  and  sales,  as  well  as  changes  in  the 
relative  sizes  among  the  retail  industries  evolve  over  time  for  each  area.   Per 
capita  income  growth,  population  shifts,  employment  changes  and  other  factors  of 
where  people  live  and  work  affect  retail  trade  activity  within  and  among  the 
differing  areas  of  the  metropolitan  region. 

A  general  theme  of  Boston  area  retail  trade  has  been  the  growing  importance 
of  suburban  retail  market  compared  with  the  City  due  to  employment  and  population 
movements.   The  City,  nevertheless,  has  remained  a  strong  central  node  of  retail 
sales  by  the  specialization  of  its  downtown  sub-areas.   An  additional  point  is 
the  growing  share  of  personal  consumption  spent  on  specialty,  luxury,  and  other 
"extras"  reflecting  an  expected  rise  with  personal  income  growth.   Purchases  of 
essential  goods  such  as  food,  clothing,  and  other  items  of  convenience  and 
general  merchandise  remain  large  in  size  but  have  become  a  smaller  share  of 
total  sales.   This  section  highlights  some  major  characteristics  of  retail 
trade  for  each  geographic  area  together  with  a  brief  discussion  of  some 
reasons  for  the  shifting  patterns  of  retail  trade  activity. 
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1.  Metropolitan  Area 

Total  retail  sales  volume  in  Boston's  metropolitan  area  has  risen  from 
$6  to  $9.6  billion  since  1948,  a  sixty  percent  increase  over  31  years  compared 
with  a  population  gain  of  about  fifteen  percent.   The  largest  absolute  increases 
in  retail  sales  have  occurred  in  automotive  services,  miscellaneous  retail  goods, 
and  eating  and  drinking  establishments.   Chart  3  shows  the  difference  in  com- 
position of  sales  in  the  Boston  metropolitan  area  between  1948  and  1977.   Whereas 
the  retail  sales  of  food,  general  merchandise  items,  and  apparel  formed  over 
fifty  percent  of  all  sales  in  1948,  they  combined  to  total  less  than  45  percent 
in  1977.   Over  the  same  period,  automotive,  eating  and  drinking,  and  specialty 
goods  have  grown  in  importance.   The  number  of  retail  stores  has  actually  fallen 
while  employment  has  advanced  in  similar  fashion  as  sales,  reflecting  the 
larger  store  size  of  more  recent  years,  a  nationwide  trend.   Productivity, 
measured  by  sales  per  employee,  has  remained  relatively  constant  showing  higher 
levels  in  industries  selling  expensive  merchandise,  such  as  automotive,  building 
materials,  and  specialty  shops  and  lower  levels  in  stores  requiring  more  labor, 
such  as  eating  and  drinking  establishments  and  food  stores. 

Retail  sales  and  employment  in  Boston's  metropolitan  area  has  increased  as 
population  and  total  employment  have  grown  in  suburban  towns  and  small  cities 
surrounding  Boston.   The  metropolitan  retail  market  has  expanded  outward 
allowing  the  older  commercial  districts  to  grow  in  the  number  and  size  of  stores  and 
types  of  goods  offered.   An  important  fact  has  been  the  emergence  of  the  suburban 
shopping  center  which  has  enabled  the  larger  stores  and  specialty  shops  to  locate 
in  outlying  areas.   The  growing  metropolitan  retail  market  and  its  changing  compo- 
sition of  sales  reflects  both  the  growth  of  convenience  and  shopper  goods  to  serve 
a  larger  resident  populace  and  the  growth  of  specialty  goods  due  to  the  large 
rise  in  per  capita  income  levels. 
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Chart  3 

SMSA  RETAIL  SALES 
(Percent  Distribution) 

191^8-1977 
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2.  City  of  Boston 

The  City  of  Boston  shows  a  slightly  lower  volume  of  retail  sales  and 
employment  over  the  thirty-year  period.   In  recent  years,  retail  sales  have 
been  stabilizing  and  even  show  signs  of  advancing  in  selective  types  of  stores 
that  are  oriented  to  the  local  consumer.   General  merchandise,  food  stores, 
and  apparel  shops  show  declines  most  likely  due  to  the  smaller  number  of  City 
residents  compared  with  1948.   Eating  and  drinking  establishments  and  miscellan- 
eous retail  stores  have  exhibited  recent  sales  growth.   Chart  4  shows  the 
thirty-year  change  in  composition  of  City  retail  sales.   The  City  remains 
dominated  by  the  sales  of  convenience  and  general  merchandise  goods.   Employment 
and  the  number  of  stores  have  both  fallen  from  earlier  levels  particularly 
in  the  types  of  retail  trade  lost  to  the  suburbs  during  the  1960s  and  early 
1970s.   Productivity  appears  to  be  the  same  if  not  generally  greater  than 
previous  years  for  many  types  of  stores.   A  notable  trend  in  City  retail  sales 
is  the  recent  advance  in  sales  and  employment  during  the  late  1970s. 

Boston's  loss  and  recent  stability  of  retail  sales  and  the  changing 
composition  of  retail  trade  activity  is  a  consequence  of  population  and  income 
trends.   The  falling  sales  volume  in  certain  types  of  retail  trade  was  most  likely 
due  to  the  smaller  population  in  the  City  through  the  early  1970s  and  the 
resulting  decline  of  certain  neighborhood  commercial  districts.   Recent  advances 
can  be  attributed  to  the  resurgent  strength  of  some  older  and  newer  residential 
areas  of  the  City.   The  changing  composition  of  City  retail  sales  reflects  the 
effect  accompanying  rising  income  levels  upon  consumption  of  non-essential 
goods  in  a  smaller  but  similar  pattern  to  what  has  happened  at  the  metropolitan 


area. 
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Chart   4 

CITY  RETAIL   SALES 
(Percent   Distribution) 
191^8-1977 
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3.  Central  Business  District 

The  Central  Business  District  (See  Map  2)  accounts  for  over  one 
quarter  of  total  City  retail  sales  and  five  percent  of  total  metropolitan 
sales.   In  1977,  $464  million  of  goods  were  purchased  in  the  CBD  alone.   While 
it  is  true  that  the  downtown  has  lost  some  sales  strength  of  earlier  years, 
the  CBD  has  retained  its  specialization  in  shoppers  goods.   1977  data  shows 
that  the  area  had  58  percent  of  City  and  13  percent  of  metropolitan  area 
shoppers  goods — items  purchased  in  department,  variety,  apparel,  and 
accessories  stores.   Clearly  this  has  always  been  and  continues  to  be  the 
major  function  of  downtown  retailing. 

The  CBD  is  changing  in  other  retail  categories  as  indicated  by  employ- 
ment and  sales  trends.   While  some  apparel  and  furniture  stores  have  moved  or 
lost  business,  other  specialty  goods  and  services  shops  have  done  well  in 
recent  years.   Since  1967  the  share  of  eating  and  drinking  and  miscellaneous 
retail  establishments  has  increased  slightly.   The  opening  of  Quincy  Market  in 
1977-1978  occurred  too  late  to  affect  the  last  count  of  retail  sales  in  1977  but 
an  estimate  by  the  Rouse  Company  indicates  that  $64  million  in  goods  and  services 
were  purchased  in  1980.   Downtown  Boston  retains  its  specialization  in  shoppers 
goods  and  is  capturing  gains  in  other  selected  specialty  goods  and  services. 
These  patterns  have  been  reinforced  by  the  renovation  of  existing  department 
stores  and  the  rise  in  specialty  shops  in  the  CBD  due  to  the  Downtown  Crossing 
retail  project  and  the  Faneuil  Hall/Quincy  Market  and  Waterfront  developments. 
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Chart   5 

CBD  RETAIL   SALES 
(Percent   Distribution) 
191^8-1977 
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4.  Back  Bay 

Back  Bay  has  become  the  second  largest  retail  center  in  Boston, 
surpassed  only  by  the  Central  Business  District.   Retail  sales  increased  by 
four  percent  between  1972  and  1977  to  a  total  of  $137  million  and  an  estimated 
four  percent  extra  by  1979  to  $142  million.   Although  complete  sales  information 
is  not  available,  eating  and  drinking  establishments  and  apparel  stores  have 
captured  the  largest  growth.   The  composition  of  sales  in  Back  Bay  reveals  the 
presence  of  high  quality  specialty  stores  in  the  area.   Apparel  accounts  for 
forty  percent  of  all  sales,  general  merchandise  and  specialty  goods  comprise 
28  percent,  and  eating  and  drinking  establishments  total  another  seventeen 
percent.   See  Chart  6.    Both  employment  and  the  number  of  stores  have 
increased  throughout  the  1970s. 

The  emergence  of  the  Back  Bay  as  a  major  retail  center  has  been  a 
consequence  of  several  important  factors.   Newbury  and  Boylston  Streets  from 
Arlington  Street  to  Copley  Square  have  long  been  the  site  for  a  number  of 
specialty  apparel  stores  and  other  smaller,  high-quality  merchandise  shops. 
The  construction  of  the  Prudential  Center  Mall  and  two  adjacent  department 
stores  added  to  the  size  of  the  Back  Bay  specialization  in  apparel.   Furthermore, 
the  growth  of  eating  and  drinking  establishments,  as  well  as  high  quality 
specialty  stores  along  Boylston  and  Newbury  Streets  as  far  as  Massachusetts 
Avenue  have  added  to  the  size,  strength,  and  specialty  of  the  Back  Bay  retail 
area.   These  growth  trends  in  Back  Bay  retailing  have  been  spurred  by  the 
growth  in  population  and  income  of  local  neighborhood  residents  and  by  the 
presence  of  distinctive  stores  that  attract  the  outlying  city  and  suburban 
shopper . 
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Chart   6 

BACK  BAY  RETAIL   SALES 
(Percent   Distribution) 
1977 


Furai  ture 


1977 


Pood  Stores 
11.1* 


Eating  & 

Drinking 

16.7* ~ 


Apparel 


ko.k£ 


*Gen.Merch.,    Auto, 

Bldg. Materials, 
■a-a-Mi  s  c  e  11  ane  ous 
21.7% 


#  Department  Stores,    Misc.    General  Merchandise    and  Variety  Stores 
**   Drugs,    Liquor,    Jewelry,    Sporting  Goods,    Luggage,    etc. 
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C.     RETAIL  DEVELOPMENT  IN  BOSTON 

The  development  of  new  retail  space  together  with  the  redevelopment 
and  retainment  of  older  retail  structures  are  providing  the  means  for  the 
revitalization  of  retail  trade  activity  in  Boston.   A  significant  change  in 
the  physical  profile  of  the  City's  retail  uses  has  occurred  over  the  last 
fifteen  years.   Over  two  million  square  feet  of  new  construction,  rehabilita- 
tion, and  conversions  have  been  completed  since  1967  (Table  26) .   This  retail 
development  has  forged  a  new  downtown  retail  center  in  Back  Bay  and  created  a 
more  modernized  retail  core  in  the  Central  Business  District.   Over  the  next 
five  years  several  new,  larger  projects  and  smaller  redevelopment  ventures, 
under  construction,  and  planned,  will  add  to  the  total  stock  of  retail  space 
and  further  strengthen  Boston's  retail  activity  (Table  27).   The  City  will  be 
able  to  retain  its  twin  retail  roles;  a  local  center  for  shopping  by  residents 
and  a  regional  center  for  retail  trade  in  the  Boston  metropolitan  area  and 
New  England. 

A  majority  of  the  recent  retail  development  has  occurred  in  Back  Bay, 
the  Central  Business  District,  and  adjoining  downtown  areas.   Prudential  and 
Government  Centers,  Quincy  Market /Faneuil  Hall,  and  Downtown  Crossing  were  the 
large  retail  projects  constructed  since  the  middle  1960s.   Outside  of  downtown, 
the  neighborhood  retail  centers  have  only  had  limited  redevelopment  of  retail 
space  but  several  recent  projects  have  begun  under  recently-created  revitaliza- 
tion programs  which  will  provide  even  more  opportunity  in  the  future . 

Back  Bay  has  experienced  significant  retail  development  since  the  mid-1960s. 
The  Prudential  Center  Mall,  Saks,  and  Lord  and  Taylor,  and  other  new  ventures 
along  Boylston  Street  and  Copley  Square  served  to  solidify  a  small  retail  core 
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Table  26 

NEW  AND  REHABILITATED  RETAIL  DEVELOPMENT, 
1968-1979 

Sq.Ft. 

1980  Dock  Square  Garage  Retail,  Waterfront  17,000 

1980  Affiliated  Hospitals  Materials  Handling 

Center,  Fenway  12,886 

1979  Knoll  Building,  37  Newbury  Street,  BB  2,500 

1979  Exeter  Towers,  BB  12,000 

1979  Park  Square  Arcade  Building,  Midtown  50,000 

1979  Back  Bay  Raquetball  Club/Rehab,  Midtown  28,000 

1979  Anderson  Park/Conversion  6,000 

1979  510  Boylston  St. /Rehab.,  BB  15,000 

1979  226-232  Newbury  St. /Rehab.,  BB  7,000 

1979  Western  Avenue,  Brighton  20,500 

1978  Thompson  Square,  Charlestovu  10,000 

1978  Woodbury  Bldg.  Retail,  E.  Boston  1^,000 

1978  Sherman's  and  Osco  Drug,  CBD  1jO,000 

1978  Barnes  and  Noble,  CBD  20,000 

1978  Charlestovn  Shopping  Mall,  Chltn.  80,000 

1978  Border  Street,  East  Boston  6,000 

1978  Jordan  Marsh  Redesign,  CBD  300,000 

1978  "The  Comer",  CBD  65,000 

1978  Faneuil  Marketplace,  Water*.  215,000 

1977  Waterfront  Scattered  Sites  50,000 

1977  Shawmut  Bank  Retail,  CBD  10,000 

1976  Waterfront  Scattered  Sites  50,000 

1975  Kennedy's  Rehab /Expansion,  CBD  U0,000 

1975  Star/Osco  Mall,  Hyde  Park  50,000 

1975  Exeter  Theatre  and  Restaurant,  BB/BH  26,000 

1975  Tufts  Garage/Retail,  South  Core  20,000 

197^  One  Winthrop  Square  Retail,  CBD  18,000 

1973  One  Beacon  Street  Retail,  CBD  12,000 

1973  One  Washington  Mall  Retail,  CBD  12,000 

1972  Filene's  Addition/Rehab,  CBD  130,000 

1972  Star/Osco  Mall,  Mattapan  50,000 

1972  Day  Sq.  Building  Supply,  E.  Boston  30,000 

1972  Scattered  Sites,  E.  Boston  10,000 

1972  Pi  Alley  Retail,  CBD  10,000 

1972  "57"  Theatres/Retail,  CBD  20,000 

1971  Saks  Fifth  Avenue,  BB/BH  110,000 

1971  Old  City  Hall  Retail,  CBD  10,000 

1970  Woolworth's,  CBD  132,000 

1970  Levis  Wharf  Retail,  Waterf .  30,000 

1970  Harbor  Towers  Retail,  Waterf.  30,000 

1970  Blackstone  Block  Retail,  CBD  7,500 

1970  Bullfinch  Place,  CBD  8,500 

1969  1>2,3  Center  Plaza  Retail,  CBD  80,000 

1969  Lord  &  Taylor,  BB/BH  135,000 

1969  Long  Wharf  Retail,  Waterf.  20,000 

1969  Sears  Crescent  Retail,  CBD  20,000 

1968  Charles  River  Plaza,  W.  End  50,000 

1979/1980  Total  170,886 

1968-1980  Total  2,081,886 


Source:   Boston  Redevelopment  Authority,  A  Decade  of  Development 
in  Boston;   Projects  Completed  1968-78. 
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Table  27 

RETAIL  DEVELOPMENT  UNDERWAY,  PLANNED  AND  APPROVED, 

1981-1985 


Square  Feet 

Underway  245,920 

Approved  812,000 

Planned  287,000 

Total  1,344,920 

Proposed  300,000 

Total  1,644,920 
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on  Boylston  and  Newbury  Streets  extending  from  Park  Square  to  Copley  Square. 
During  the  1970s  a  substantial  amount  of  rehabilitation  to  retail  use  of 
older,  underused  buildings  along  Boylston  and  Newbury  Streets  as  far  as  Massa- 
chusetts Avenue  have  strengthened  Back  Bay's  retail  role  as  a  center  for 
apparel,  art,  antiques,  a  wide  range  of  specialty  goods,  as  well  as  entertain- 
ment activity.   The  large,  focused,  and  timely  planning  efforts  which  went  into 
the  Back  Bay  retail  sector  have  had  a  definite  effect  on  raising  the  volume 
of  retail  sales  since  1972  at  a  faster  rate  than  that  of  the  metropolitan  area. 

The  Central  Business  District  has  seen  three  major  efforts  aimed  at 
rejuvenating  retail  activity  in  the  central  city  retail  core.   Government 
Center  redevelopment  in  the  late  1960s  brought  a  newer,  although  smaller, 
stock  of  retail  space  in  the  old  Scollay  Square  area  with  the  Center  Plaza 
Mall,  Sears  Crescent,  and  other  smaller  shops  and  restaurants.   Quincy  Market/ 
Faneuil  Hall  reclamation  of  over  200,000  square  feet  of  retail  space  in  1977- 
1978  was  the  anchor  of  a  new  and  distinctive  concept  in  inner-city  retailing 
attractive  to  the  larger  downtown  resident  and  working  population,  the  suburban 
shopper  and  the  tourist  trade.   This  project  was  able  to  build  upon  and  enhance 
the  historic  importance  of  downtown.   It  also  enabled  the  linkage  of  older 
downtown  with  the  waterfront  where  newer  retail  stores  and  commercial  strips 
were  started.   The  third  major  effort  to  revitalize  CBD  retail  trade  was  the 
creation  of  a  pedestrian  mall  called  Downtown  Crossing  in  the  heart  of  Boston's 
retail  core  accompanied  by  the  restoration  of  Boston's  two  major  department 
stores — Filene's  and  Jordan  Marsh.   Preliminary  surveys  indicate  that  Downtown 
Crossing  has  encouraged  a  better  downtown  shopping  environment  and  increased 
sales  activity. 
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Outside  of  downtown  Boston  a  new  interest  in  revitalizing  neighborhood 
retail  districts  is  evident.   Charlestown,  East  Boston,  and  several  other 
commercial  districts  received  some  new  stores  and  street  improvements  during  the 
1970s  but  other  commercial  districts  have  been  neglected.   Some  neighborhood 
retail  districts  hurt  by  disinvestment  and  population  decline  over  the  last 
twenty  years,  have  received  little  public  or  private  development  interest. 
Recently,  the  CARD  (Commercial  Area  Revitalization  District)  and  CDBG  (Community 
Development  Block  Grant)  programs  have  been  used  by  the  City  to  create  the 
physical  and  financial  planning  means  to  aid  redevelopment  of  older  retail 
areas.   The  present  activity  in  Roslindale  Square  and  Dor Chester /Lower  Mills 
aimed  at  rehabilitation  and  restoration  of  some  older  commercial  districts  have 
been  started  through  these  new  public  redevelopment  initiatives. 

Given  the  significant  amount  of  publicly  and  privately  initiated  new  and 
rehabilitated  retail  projects  since  1967  a  revival  of  retail  trade  in  Boston 
is  beginning  to  emerge.   Back  Bay  retail  sales  have  grown  consistently  since 
1972.   CBD  trade  has  shown  recent  gains  with  Quincy  Market  and  Downtown  Crossing. 
Employment  in  retail  trade  hasshown  gains  since  1978,  the  first  steady  gains 
in  many  years.   Neighborhood  commercial  districts  have  received  a  new  emphasis 
in  redevelopment  project  priorities.   The  new  investment  in  the  retail  sector 
from  the  early  1960s  to  the  present  has  been  focused  on  capturing  a  rising 
share  of  the  expanding  metropolitan  market  and  the  increase  in  downtown  employ- 
ment, population  and  tourist  trade.   Recent  retail  development  efforts  have 
directly  created  the  climate  for  a  healthier  retail  market  in  Boston. 
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Table  28 

RETAIL  SPACE,  1980 

DOWNTOWN  AREAS  AND  CITY  TOTAL 

SQUARE  FEET  OF  FLOOR  AREA,  ESTIMATE 


District 


Central  Business  District 
(Census) 

Back  Bay  (Boylston/Newbury/ 
Prudential) - (Census) 

Other  Downtown 

Cambridge /Charles  Streets 

Midtown/Park  Square 

Mass.  Avenue/Hunt ington  Avenue 

Total  Downtown 

Total  City 


Gross  Percent 

Square  Feet  of  City 
(Millions) 

4.4  25.0% 


1.2 


6.4 
19.0 


6.8 


4.5 


36.4 
100.0% 


Percent  of 
Downtown 

69% 


19 


12 


100% 


Source:   Boston  Redevelopment  Authority  Research  Department,  1981 

Based  on  300  square  feet  of  retail  space  per  retail  employee 
downtown  and  350  as  a  City  total. 
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D.     THE  OUTLOOK  FOR  RETAIL  TRADE  IN  THE  1980s 

Boston's  retail  trade  in  the  1980s  will  reflect  an  upswing  from  the 
low  point  reached  in  the  late  1960s  through  the  mid-197  0s.   Projected  Boston 
growth  over  the  next  ten  years  in  population,  employment,  and  visitors  will 
expand  the  number  of  potential  consumers.   In  addition,  the  growing  size  and 
income  of  the  suburban  market  is  an  important  element  of  expanding  retail 
sales  in  the  City  even  with  a  constant  1975  percentage  of  suburban  shoppers. 
If  retail  sales  rise  in  direct  proportion  to  projections  of  total  personal 
income  for  Massachusetts,  Boston's  sales  should  increase  2.6  percent  per 
year  to  1990.   This  would  result  in  $2.3  billion  of  sales,  an  increase  of 
$.5  billion  over  1979  levels. 

A  heightened  interest  in  urban  retailing  is  evident  by  the  investment 
decisions  of  new  and  existing  retailers.   The  recent  retail  revival  was  recog- 
nized in  the  November  1976  edition  of  Land  Use  Digest  which  described  the 
emerging  new  development  in  older  urban  centers  taking  three  forms: 

-  replacement  of  obsolete  facilities 

-  remodeling  and  renovation  of  older  "flagship"  stores. 

-  introduction  of  urban  "malls"  into  high  density  CBD 

retail  environments 

In  Boston,  the  recent  development  of  Quincy  Market,  Downtown  Crossing, 
and  the  remodelling  of  Jordan  Marsh  and  Filene's  represented  this  renewed 
investment  interest  in  the  late  1970s.   These  commercial  ventures  lay  the 
groundwork  for  similar  private  retail  interest  and  will  provide  the  basis  for 
gains  in  the  1980s. 

There  are  solid  economic  factors  behind  the  "basic  shift  in  retail 
strategies"  to  a  renewed  interest  in  urban  retailing.   A  slowdown  in  suburban 
population  growth,  environment  and  growth  concerns  in  metropolitan  areas, 
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rising  energy  and  transportation  costs,  as  well  as  the  expanding  cost  of  new 
construction  and  development  are  among  the  most  recent  economic  and  demographic 
trends  favoring  cities.   Furthermore,  the  traditional  advantages  of  downtown, 
central  locations  are  still  attractive  to  both  merchants  and  retailers.   These 
advantages  include  the  existence  of  transportation  networks,  the  large  daytime 
working  population,  and  the  benefits  of  a  dense,  compact  retail  area  offering 
the  opportunity  for  specialty  and  comparison  shopping.   All  of  these  economic 
factors  have  helped  renew  interest  in  the  urban  retail  market. 

A  final  set  of  reasons  for  renewed  downtown  retail  interest  is  the 
revival  of  urban  neighborhoods.  According  to  the  preliminary  1980  Census, 
there  has  been  an  increased  resident  population  and  greater  income  levels  in 
certain  inner-city  areas.   The  outlook  for  increased  health  of  retail  trade 
in  outlying  City  neighborhoods  depends  upon  the  growth  of  the  downtown  economy, 
the  development  of  local  commercial  revitalization  strategies,  the  rise  in 
residential  neighborhood  quality,  and  the  involvement  of  local  support  by  neigh- 
borhood community  and  business  groups.   Prospects  for  outlying  city  neighborhoods 
require  the  health  of  the  downtown  economy  as  well  as  specific  local  strategies 
for  commercial  revitalization. 

The  economic  outlook  for  retail  trade  in  the  U.S.  and  New  England  to 
1985  are  good.   The  Department  of  Commerce  in  1980  U.S.  Industrial  Outlook 
expects  total  retail  sales  "to  grow  through  1984  at  an  average  annual  rate  of 
10  percent. . .reflecting  continued  growth  in  disposable  personal  income."  With 
regards  to  the  location  of  future  retail  growth,  the  advantages  of  the  city  are 
emphasized: 
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"The  construction  of  new  retail  facilities,  such  as 
department  stores,  generally  takes  several  years  from  planning 
to  ribbon  cutting,  and  planners  may  face  difficult  decisions 
on  locations  of  future  stores.   In  the  past,  new  stores  were 
located  in  the  path  of  expanding  suburbia.   In  the  future, 
population  may  become  stationary  or  return  to  the  city,  in  which 
case  stores  planned  for  completion  beyond  the  population  fringe 
may  have  trouble  competing  with  those  located  in  more  densely 
populated  areas.   Additional  planning  considerations  include 
whether  to  locate  new  stores  near  public  transportation,  such  as 
bus  lines  or  mass  transit  systems,  or  to  enlarge  successful 
established  units. D 

Several  other  trends  in  retail  trade  are  indicated:   the  growth  of  drug, 

variety,  and  other  diverse  product  retailers,  increased  automation,  remodeling 

and  expansion  of  existing  stores,  upgrading  of  customer  service,  and  a  slightly 

larger  firm  size.   The  Real  Estate  Research  Corporation  of  Chicago  outlined 

some  other  emerging  trends  in  retail  development  which  include  the  strong 

demand  for  "high-end"  luxury  retailing,  the  continued  trend  toward  specialty 

shopping  in  major  metropolitan  retail  areas,  the  fast  growth  of  restaurants, 

2) 
and  the  emergence  of  stores  selling  discount  and  "promotionally-priced"  goods. 

On  the  regional  level,  growth  in  retail  employment  is  projected  to  be 

somewhat  lower  than  national  rates  through  1985.   The  growth  is  also  the 

direct  result  of  gains  in  personal  income  at  a  level  just  below  the  U.S.  average, 

Greatest  gains  should  occur  in  "department  stores,  grocery  stores,  and  restaur- 

3) 
ants.     In  the  Boston  metropolitan  area,  retail  sales  and  employment  growth 


Department  of  Commerce,  U.S.  Industrial  Outlook,  1980,  p.  456. 

Real  Estate  Research  Corporation,  Emerging  Trends  in  Real  Estate,  1981, 

pp.  18-19. 
U.S.  Department  of  Labor,  "Projections  of  Industrial  Employment  in 

New  England  to  1985".   Regional  report  #77-4,  pp.  23-24. 
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may  equal  national  gains  as  the  slowdown  in  population  is  outdistanced  by 
fast  growth  in  per  capita  income. 

The  outlook  for  the  City  of  Boston  depends  upon  the  growth  of  both 
the  "captive"  retail  market — local  population,  employment,  and  tourists-and 
the  suburban  market.   The  effect  of  the  expanding  captive  market  in  the  City 
by  1990  is  based  upon  gathering  a  larger  number  of  shoppers  from  the  expected 
10,000  population  gain  in  certain  neighborhoods,  the  estimated  80,000  new 
employees  in  the  City,  and  the  expected  four  to  five  percent  annual  increase 
in  City  tourism.   Perhaps  the  key  to  a  stable  and  even  growing  level  of  City 
retail  sales  is  attaining  a  constant  proportion  of  the  fast-growing  suburban 
retail  market.   This  suburban  shopping  element  is  more  directly  related  to  the 
CBD  retail  core  and  Back  Bay.   Should  the  downtown  succeed  in  gaining  an  even 
greater  share  of  suburban  shoppers  given  some  of  the  emerging  economic  trends, 
the  outlook  for  the  City  retail  market  would  be  greatly  aided.  As  a  final 
element,  the  neighborhood  commercial  districts  will  need  to  be  stabilized  by 
efforts  to  more  closely  meet  the  needs  of  local  shoppers  through  public  and 
private  efforts  to  improve  the  capability  of  local  retailers. 

Boston's  role  as  a  retail  center  for  the  metropolitan  area  and  the 
region  can  be  given  a  boost  if  it  can  capture  some  of  the  benefits  of  local 
and  regional  gains  in  economic  activity  in  the  1980s.   This  result  depends  upon 
the  City  retail  market  matching  the  needs  of  both  new  and  traditional  Boston 
residents  and  visitors  from  all  areas.   The  emerging  successes  enjoyed  by 
the  recent  development  in  downtown  Boston  provides  encouragement  for  the 
present  and  a  foundation  for  further  growth.   Newer  projects  underway  at  Copley 
Place,  Lafayette  Place,  Charlestown  Navy  Yard  together  with  the  neighborhood 
commercial  revitalization  efforts  show  a  continued  committment  by  retailers 
and  an  expanding  scope  of  retail  development  in  Boston. 


TECHNICAL  APPENDIX 

DESCRIPTION,    SOURCES  AND  METHODOLOGY  FOR  TABLES 

OF  RETAIL  TRADE  DATA 

1.0     Description  and  Definitions 

A  detailed  series  of  retail  trade  information  was  compiled  for  four  areas  within 
the  Boston  region:      SMSA,   City,   Central  Business  District  and  Back  Bay. 
SMSA/City  and  CBD/Back  Bay  boundaries  are  shown  on  the  accompanying 
maps. 

Nine  years  of  the  period  1948  through  1979  were  charted.      1948,    1954,    1958, 
1963,    1967,    1972  and  1977  were  the  years  in  which  the  Census  of  Retail  Trade 
was  taken.      In  addition,    1978  and  1979  were  the  latest  years  for  which  data 
could  be  obtained  and  estimated  in  detail.     The  whole  series,    1948-1979,   was 
tracked  for  the  City,    1958-1979  was  charted  for  the  SMSA  and  CBD,   while 
1972-1979  was  obtained  for  Back  Bay. 

Each  regional  series  contains  five  separate  economic  characteristics  of  retail 
trade: 

1.  Employees  in  Retail  Establishments 

2.  Number  of  Retail  Establishments 

3.  Retail  Sales  in  Current  Dollars 

4.  Retail  Sales  in  1977  Constant  Dollars 

5.  Retail  Sales  per  Employee 

The  first  three  elements  are  actual  counts  or  sample  surveys  of  information 
for  the  particular  area  during  the  specific  year.     The  last  two  elements  were 
derived  from  the  others. 

Employment  is  the  number  of  full  time  and  part  time  employees.     The  Census 
of  Retail  Trade  counts  employees  as  of  March  12th.     Massachusetts  Department 
of  Employment  Security  (MDES)  counts  the  average  annual  employees. 

Establishments  refer  to  the  businesses  that  are  physically  located  in  the 
geographic  area. 

Sales  includes  the  receipts  from  all  merchandise  sold  or  leased  for  cash  or 
credit  at  the  establishments,   receipts  for  services  performed,   and  receipts  of 
excise  taxes.     Carrying  charges,   sales  taxes,   commissions,   and  non-operating 
income  are  not  included.      Information  was  obtained  by  detailed  industry  for 
each  series  of  the  retail  trade  sector  in  order  to  observe  economic  trends  on 
an  industry-by-industry  basis.     The  Standard  Industrial  Classification  (SIC) 
code  was  used  to  organize  the  data  for  these  major  groupings  of  retail  trade 
industries: 

1.  Building  Materials  and  Hardware  Stores 

2.  General  Merchandise  Stores  -   (Department  &  Variety  Store  Goods) 

3.  Food  Stores 


4.  Automotive  and  Gas  Dealers 

5.  Apparel  and  Accessories  Stores 

6.  Furniture,   Home  Furnishings,   Appliances,   and  Music  Stores 

7.  Eating  and  Drinking  Establishments 

8.  Miscellaneous  Retail  Stores  -  (Drug,   Liquor,   Jewelery,   Sporting  Goods, 
Books,   Stationery,   Hobby,   Camera,   Gift,   Luggage,   and  Sewing  Stores) 

Most  industries  were  broken  into  their  detailed  components  where  data  was 
available.     This  kind-of-business  data  is  compiled  on  an  industry  or  business 
basis.     Thus,   the  data  does  not  represent  commodities.     Rather,   it  reflects 
the  business  which  sells  a  commodity  or  group  of  commodities  that  is  the 
primary  but  not  sole  source  of  establishment  receipts . 

1. 1     Technical  Note:     Industrial  Classification 

The  means  of  industrial  classification,   the  SIC  code,   has  changed  three  times 
since  1948.     The  following  table  shows  the  SIC  code  series  which  was  used 
for  the  years  charted  in  this  report: 

Jgg®       1945  SIC  Codes 

j^o       1957  SIC  Codes 
1963 

^|^2       1967  SIC   Codes 

Jj^g       1972  SIC  Codes 
1979 

Because  of  these  periodic  changes  of  retail  trade  business  classification  into 
industry  type,   the  comparability  of  detailed  establishment,   employment,   sales, 
and  sales  per  employee  data  is  not  always  possible.     However,   the  vast  majority 
of  changes  that  occurred  were  within  the  eight  major  categories  listed. 
Thus,   for  example,   Custom  Tailors  is  included  with  SIC  561  in  1967  but  with 
SIC  569  in  1972.     Nevertheless,   there  are  several  instances  where  large 
changes  between  major  categories  occurred.      As  an  example,   SIC  #52  was 
changed  between  1967  and  1972  so  that  the  change  in  employees  and  sales  is 
an  "artificial"  change. 

In  order  to  use  the  tables  with  these  classification  changes  in  mind,   three 
general  rules  are  appropriate: 

1.  Comparability  should  be  generally  similar  except  where  a  very  large 
change  in  employees,   establishments,   sales,   or  sales  per  employee  occurs. 
In  this  case  the  comparability  should  be  ruled  out. 

2.  Comparability  should  be  generally  similar  unless  a  footnote  denotes  a 
classification  change. 

3.  The  use  of  major  industry  classes  for  comparability  gives  a  more  accurate 
picture  than  that  of  detailed  industry  classification. 


For  a  more  detailed  description  of  industrial  classification,   see  Appendix  A  of 
the  Census  of  Retail  Trade. 

2.0     Sources 

Two  primary  sources  were  used  to  obtain  data  for  establishments,   employment, 
and  retail  sales: 


1.  The  Census  of  Retail  Trade,   Major  Retail  Centers. 

2.  Massachusetts  Division  of  Employment  Security  (MDES),   ES-202  reports. 

The  following  chart  shows  which  source  was  used  for  the  data  on  each  geo- 
graphical area: 


Establishments 

Employment 

Sales 


SMSA 

MDES 
MDES 
Census 


City 

MDES 
MDES 
Census 


CBD    Back  Bay 


Census 
Census 
Census 


Census 
Census 
Census 


MDES  information  was  used  for  SMSA  and  City  establishment  and  employment 
data  because  the  count  of  businesses  and  jobs  is  much  more  detailed,   much 
more  complete  (it  is  a  count  rather  than  a  survey),   and  it  is  up-to-date  and 
available  on  a  monthly  basis.      Since  MDES  data  is  not  kept  below  the  level  of 
the  City,   Census  employment  and  establishment  data  was  used  for  CBD  and 
Back  Bay  retail  districts. 

Since  1977  was  the  last  year  of  the  Census  of  Retail  Trade,   data  had  to  be 
derived  for  1978  and  1979  where  the  Census  was  the  sole  source.     See  the 
following  description  of  Methodology. 

Data  for  sales  in  constant  dollars  and  sales  per  employee  for  all  years  were 
based  on  the  above  data  and  calculated  according  to  the  following  methodologies 

3.0  Methodology 

Two  sets  of  methodologies  were  used:     one  for  SMSA  and  City  and  another 
for  CBD  and  Back  Bay.     The  difference  lies  primarily  in  the  estimation  of 
1978  and  1979  data. 

3.1  SMSA  and  City 

-  The  number  of  establishments  and  employees  is  directly  available  from 
MDES  for  1948   (1958  for  SMSA)- 1979. 

-  Retail  sales  in  current  dollars  is  directly  available  from  The  Census  of 
Retail  Trade  for  1948  (1958)- 1977. 

-  Retail  sales  in  constant  dollars  was  obtained  for  1948  (1958)- 1977  by 
multiplying  retail  sales  in  current  dollars  by  the  implicit  price  deflators 
in  Table  A. 


-     Sales  per  employee  for  1948  (1958)- 1977  was  calculated  by  dividing 
constant  dollar  retail  sales  by  number  of  employees  for  each  industry 


-  Sales  per  employee  for  1978  and  1979  was  calculated  using  an  average 
annual  change  of  1948  (1958)  to  1977  sales  per  employee  applied  to  1977. 

-  The  volume  of  retail  sales  in  constant  dollars  for  1978  and  1979  was 
obtained  as  the  product  of  sales  per  employee  and  the  number  of  employees 
for  each  industry. 

-  The  volume  of  retail  sales  in  current  dollars  for  1978  and  1979  was 
calculated  by  multiplying  constant  dollar  sales  times  the  implicit  price 
deflation  for  1978  and  1979.      (See  Table  1). 

3.2  CBD  and  Back  Bay 

-  The  number  of  establishments  and  employees  for  1958-1977  (CBD)  and 
1972-1977  (Back  Bay)  is  directly  available  from  the  Census  except  where 
information  was  withheld  for  confidentiality. 

-  The  number  of  establishments  and  employees  for  1978  and  1979  was 
calculated  as  a  constant  share  of  total  City  establishments  and  employees 
from  1977  and  allocated  to  specific  industries  according  to  the  distribution 
among  industries  in  1977  for  both  CBD  and  Back  Bay.     (See  Tables  3 
and  4.) 

-  Retail  sales  in  current  dollars  is  directly  available  from  The  Census  of 
Retail  Trade  for  1958  to  1977  (CBD)  and  1972-1977  (Back  Bay). 

-  Retail  sales  in  constant  dollars  was  calculated  for  1958-1977  (CBD)  and 
1972-1977  (Back  Bay)  by  multiplying  retail  sales  in  current  dollars  by 
the  implicit  price  deflator,   in  Table  1,   for  appropriate  years. 

-  Sales  per  employee  for  1958-1977  (CBD)  and  1972-1977  (Back  Bay)  was 
calculated  by  dividing  constant  dollar  retail  sales  by  the  number  of 
employees  for  each  industry. 

-  Sales  per  employee  for  1978  and  1979  for  both  CBD  and  Back  Bay  were 
derived  for  each  industry  of  retail  trade  by  applying  the  1977  ratio  of 
CBD  to  City  and  Back  Bay  to  City  retail  sales  per  employee  to  1978  and 
1979  City  retail  sales  per  employee  data  by  industry.      (See  Tables  5  and 
6.) 

-  Retail  sales  for  1978  and  1979  in  constant  dollars  was  obtained  by  multi- 
plying retail  sales  per  employee  by  the  number  of  employees  in  each 
industry  for  both  CBD  and  Back  Bay. 

-  Retail  sales  for  1978  and  1979  in  current  dollars  is  the  product  of  retail 
sales  in  constant  dollars  and  the  implicit  price  deflators  for  1978  and 
1979. 

3.3  Reasons  for  using  the  annual  average  change  in  retail  sales  per  employee 
as  the  basis  for  retail  sales  estimates  for  1978  and  1979. 

After  the  1977  Census  of  Retail  Trade,   the  only  available  data  from  the  retail 
trade  series  is  the  MDES  count  of  establishments  and  employment  for  Boston 
and  the  SMS  A.      Since  this  series  gives  employment,   an  estimate  of  sales  per 


employee  for  the  City  and  SMSA  would  enable  derivation  of  sales  in  both 
current  and  constant  dollars.     This  estimate  of  sales  per  employee  in  1978  and 
1979  would  be  the  only  estimate  necessary  to  derive  a  complete  retail  trade 
series  for  the  SMSA  and  the  City. 

There  are  two  other  primary  statistical  reasons  why  the  estimate  of  retail 
sales  per  employee  was  used. 

1 .  Retail  sales  per  employee  would  involve  employment  as  one  element  which 
is  detailed,   accurate,   and  readily  available  for  both  past  and  present 
years. 

2.  Retail  sales  per  employee  tends  to  remain  fairly  constant  over  time  even 
where  classification  changes  occur  because  classification  affects  both 
sales  and  employment  and  therefore  the  ratio  remains  a  steady  barometer. 

In  order  to  estimate  retail  sales  per  employee  for  1978  and  1979,   an  annual 
average  trend  was  derived  for  each  major  industry  grouping.      It  was  decided 
that  the  first  year  of  the  series  would  be  best  for  these  estimation  purposes: 
1948  for  the  City  and  1958  for  the  SMSA.     This  method  was  used  because  a 
longer  time  frame  would  smooth  out  any  sudden  yearly  variances  caused  by 
3-code  changes  that  could  occur  by  using  every  time  period.     The  long 
period  would  also  get  the  long-term  perspective  rather  than  a  narrow  short- 
term  view.     Alternatively,   a  yearly  trend-line  or  a  multiple  regression  could 
be  used  for  this  analysis  but  because  of  the  previous  technical  problems,   this 
report  solely  used  the  annual  average  trend  method. 

3.4     Reasons  for  using  the  City  series  as  the  basis  of  CBD  and  Back  Bay 
establishments,   employment,   and  retail  sales  per  employee  data  for  1978 
and  1979. 

Both  the  Central  Business  District  and  Back  Bay  retail  series  for  1978  and 
1979  were  not  done  independently,   as  for  the  City  and  SMSA  series,   but  were 
anchored  to  City  data.     The  rationale  for  this  decision  was  based  on  three 
points : 

1 .  CBD  and  Back  Bay  are  both  part  and  parcel  of  the  City  and  therefore 
these  retail  trends  should  be  grounded  in  City  trends . 

2.  CBD  and  Back  Bay  retail  series  are  much  smaller  and  shorter  than  the 
City  series  which  would  result  in  a  less  accurate  estimate. 

3.  Use  of  City  as  the  anchor  for  CBD  and  Back  Bay  series  would  incorporate 
the  accurate  and  detailed  City  employment  data  available  for  1978  and 
1979. 

As  described  in  the  Methodology  section,   employment  and  establishments  totals 
were  derived  as  a  constant  1977  share  of  City  totals  and  distributed  according 
to  the  1977  composition.     This  method  was  used  because  derivation  of  City 
share  by  industry  would  involve  very  small  ratios. 

Retail  sales  per  employee  for  CBD  and  the  Back  Bay  were  derived  on  a  ratio 
of  City  values  on  an  industry-by-industry  basis.     This  method  is  consistent 
with  the  estimation  used  for  City  and  SMSA  on  an  industry  basis. 


Table  1 

IMPLICIT  PRICE  DEFLATORS  AND  MULTIPLIERS  FOR 
U.S.    GROSS  NATIONAL  PRODUCT 

1977  CONSTANT  DOLLAR  SERIES 


1948 
1954 
1958 
1963 
1967 
1972 
1977 
1978 
1979 


DEFLATOR 

MULTIPLIER 

37.39 

2.67 

42.13 

2.37 

46.61 

2.15 

50.52 

1.98 

55.77 

1.79 

70.58 

1.42 

100.00 

1.00 

107.31 

.93 

116.80 

.86 

Source:     Economic  Report  of  the  President,    1981.     Table  B-3,   Implicit  price 
deflators  for  Gross  National  Product,    1929-1980,   p. 236. 


Table  2 

SALES  PER  EMPLOYEE 

ANNUAL  AVERAGE  CHANGE  BY  INDUSTRY 

SMSA  AND  BOSTON 

Industry                                                SMSA  City 

Building  Materials                              $  799  $  331 

General  Merchandise                            380  -292 

Food  Stores                                            -120  417 

Automotive  and  Gas                             642  516 

Apparel  and  Accessories                   -495  137 

Furniture,  Home  Furnishings          -132  -202 
Appliances,   and  Music 

Eating  and  Drinking                           -153  90 

Miscellaneous  Retail                               144  568 

Total                                                         -403  105 


Derivation:      SMSA  -  Change  between  1958  and  1977  sales  per  employee  averaged 
for  19  years. 

CITY  -  Change  between  1948  and  1977  sales  per  employee  averaged 
for  29  years. 


Table  3 
CBD  AND  BACK  BAY   1978  AND   1979  EMPLOYMENT  DERIVATION 


CBD   (CENTRAL  BUSINESS  DISTRICT) 


Industry 
Sic 

52 
53 
54 
55 
56 
57 
58 
59 

Total 


(1) 

(2) 
1977 

(3) 

(4) 

1977 

Percent 

1978 

1979 

Employment 

Distribution 

Employment 

Employment 

40 

.25 

37 

38 

6,679 

45.7 

6,768 

6,903 

458 

3.1 

459 

468 

36 

.25 

37 

38 

1,370 

9.4 

1,392 

1,420 

231 

1.6 

237 

242 

4,156 

28.5 

4,221 

4,305 

1,631 

11.2 

1,659 

1,692 

14,601 

100.0% 

14,810 

15,106 

CBD  %  City  1977  =  27.1530.     Employment  1978  =  14,810 

Employment  1979  =  15,106 


BACK 

BAY 

(1) 

(2) 
1977 

(3) 

(4) 

Industry 

1977 

Percent 

1978 

1979 

Sic 

Employment 

Distribution 

Employment 

Employment 

52 

- 

- 

- 

- 

53 

- 

- 

- 

- 

54 

274 

7.6 

279 

285 

55 

- 

- 

- 

- 

56 

1,055 

29.1 

1,069 

1,090 

57 

127 

3.5 

129 

131 

58 

1,502 

41.5 

1,524 

1,555 

59 

- 

- 

- 

- 

Total 


3,621 


100.0% 


3,673 


3,746 


Back  Bay  %  City   1977  =  6.7338     Employment  1978  =  3,673 

Employment  1979  =  3,746 


Table  4 
CBD  AND  BACK  BAY   1978  AND   1979  ESTABLISHMENTS  DERIVATION 

CBD   (CENTRAL  BUSINESS  DISTRICT) 


(1) 

(2) 
1977 

(3) 

(4) 

Industry 

1977 

Percent 

1978 

1979 

Sic 

Establishments 

Distribution 

Establishments 

Establishments 

52 

7 

.8 

7 

8 

53 

18 

1.9 

18 

18 

54 

76 

8.1 

77 

79 

55 

18 

1.9 

18 

18 

56 

127 

13.5 

128 

131 

57 

33 

3.5 

33 

34 

58 

309 

33.0 

312 

320 

59 

350 

37.3 

353 

362 

Total 

938 

100.0% 

946 

970 

CBD  %  City  1977  =  26.9540.     Establishments ,    1978  =  946 

Establishments,    1979  =  970 


BACK 

BAY 

(1) 

(2) 
1977 

(3) 

(4) 

Industry 

1977 

Percent 

1978 

1979 

Sic 

Establishments 

Distribution 

E 

stablishments 

Establishments 

52 

2 

.8 

2 

2 

53 

3 

1.3 

3 

3 

54 

14 

5.9 

14 

15 

55 

1 

.4 

1 

1 

56 

73 

30.8 

74 

75 

57 

24 

10.1 

24 

25 

58 

46 

19.4 

46 

48 

59 

74 

31.2 

75 

76 

Total 


237 


100.0% 


239 


245 


Back  Bay  %  City  1977  =  6.8103 


Establishments,    1978  =  239 
Establishments,    1979  =  245 


Table  5 
DERIVATION  OF   SALES  PER  EMPLOYEE 

CBD 
(as  Percent  Share  of  City) 


1977 


1978 


1979 


Industry 
Sic 

City 

CBD 

CBD  % 
of  City 

Total 

33,692 

31,745 

.94 

52 

36,615 

52,050 

1.42 

53 

27,639 

28,973 

1.05 

54 

47,544 

55,681 

1.17 

55 

70,197 

118,000 

1.68 

56 

31,569 

37,855 

1.20 

57 

36,388 

55,502 

1.53 

58 

18,057 

20,251 

1.12 

59 

51,543 

54,766 

1.06 

City  CBD 

33,797  31,769 

36,947  52,465 

27,055  28,408 

47,961  56,114 

70,713  118,798 

31,706  38,047 

36,186  55,365 

18,147  20,325 

52,111  55,238 


City  CBD 

33,759  31,733 

37,279  52,936 

26,763  28,101 

48,378  56,602 

71,229  119,665 

31,842  38,210 

35,984  55,056 

18,237  20,425 

52,679  55,840 


Source:      Retail  Trade  Tables,   BRA  Research  Department 


Table  6 
DERIVATION  OF  SALES  PER  EMPLOYEE 

Back  Bay 
(as  Percent  Share  of  City) 


1977 


1978 


1979 


Industry 
Sic 

City 

BB 

BB  % 
of  City 

City 

BB 

City 

BB 

Total 

33,692 

37,882 

1.12 

33,797 

37,853 

33,759 

37,810 

52 

36,615 

D 

D 

D 

D 

D 

D 

53 

27,639 

D 

D 

D 

D 

D 

D 

54 

47,544 

D 

D 

D 

D 

D 

D 

55 

70,197 

D 

D 

D 

D 

D 

D 

56 

31,569 

52,556 

1.66 

31,706 

52,632 

31,842 

52,858 

57 

36,388 

44,535 

1.22 

36,186 

44,147 

35,984 

43,900 

58 

18,057 

15,273 

.85 

18,147 

15,425 

18,237 

15,501 

59 

51,543 

D 

D 

D 

D 

D 

D 

Source:      Retail  Trade  Tables,   BRA  Research  Department 


General  Notes 
(for  all  charts) 


Represents  0 

D       Withheld  by  Census  or  Mass.   Division  of  Employment  Security  to  retain 
confidentiality  of  individual  business  data. 

NA     Means  data  was  not  available. 
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